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Overview 

This  report  proposes  the  reconfiguration  of  the  existing 
industrial  protection  zones  (IPZ)  that  were  established  by 
the  Commission  a year  ago  and  new  interim  controls  that 
would  apply  in  much  of  the  industrially  zoned  areas  of  the 
city  where  land  use  conflicts  have  become  an  issue.  Four 
interim  options  for  regulating  land  use  in  the  industrial 
zones  of  the  city  are  presented. 

The  report  begins  with  a discussion  of  the  economic 
circumstances  that  have  resulted  in  concerns  about  the 
supply  of  land  for  industrial  jobs  and  housing.  It  discusses 
the  economy  and  its  rehance  on  the  availability  of  an 
adequate  supply  of  housing  and  space  for  the  various 
sectors  of  the  economy.  The  discussion  focuses  especially 
on  the  industrial  sector  and  its  role  in  the  economy. 

It  then  reviews  the  supply  of  land  and  space  that  is 
available  for  industry  and  housing  in  the  context  of  job  and 
population  growth  forecasted  for  the  next  twenty  years.  It 
also  discusses  the  general  options  for  the  present  and  future 
location  of  housing  and  industrial  jobs,  and  the 
consequences  of  locating  them  in  different  parts  of  the  city. 
The  four  options  for  IPZ  boundaries  are  presented  in  an 
array  ranging  from  providing  more  land  for  housing  supply 
in  the  industrial  zones  to  providing  more  land  where 
industrial  jobs  would  be  protected  from  the  encroachment 
of  housing. 

The  options  are  described  using  consistent  criteria  for 
accurate  and  easy  comparison  so  that,  following  public 
testimony  and  Commission  comments,  decisions  can  be 
made  about  which  option  or  combination  of  options  to 
legislate. 

The  report  relies  on  the  Citywide  Land  Use  Study  and  the 
Department’s  Geographical  Information  System  presented 
to  the  Commission  last  fall,  and  draws  extensively  on  the 
analysis  in  the  consultant  report  prepared  by  the  Hausrath 
Economic  Group  for  the  land  use  study. 

The  next  steps  in  the  process  for  legislating  interim 
controls  are  described  at  the  end  of  the  report. 
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Issues 

A Strong  economic  recovery  in  San  Francisco  has 
resulted  in  various  land  use  concerns  and  issues.  These 
issues,  as  they  pertain  to  housing  and  jobs,  are 
discussed  below. 


Industry,  Housing,  and  the  Economy 

Following  the  recession  in  the  early  1990s,  the  San 
Francisco  economy  has  surged  and  enjoyed  sustained 
growth.  It  has  regained  the  jobs  it  lost,  and  now  about 
569,000  people  are  employed  in  the  city.  The  finance, 
real  estate,  high  technology,  communications,  tourism, 
retail,  and  entertainment  sectors  are  strong  and 
growing.  These  sectors,  in  turn,  are  generating  brisk 
business  for  the  production,  distribution,  and  repair 
sectors.  These  activities  are  identified  as  PDR. 

San  Francisco’s  economy  is 
expected  to  continue  to  grow  well 
into  the  future.  The  Association 
of  Bay  Area  Governments 
(ABAC)  forecasts  growth  in  all 
sectors  through  the  year  2020.  A 
vigorous  growth  of  about  10,500 
jobs  a year  is  expected  to  last 
through  the  year  2000.  After 
2000,  the  growth  continues  at  a 
slower  pace,  averaging  about 
4,500  jobs  a year.  ABAC 
forecasts  a net  gain  of  93,000  jobs 
to  the  year  2020.  The  rate  of 
growth  varies  from  sector  to 
sector,  but  surprisingly,  forecasts 
for  industrial  sectors  buck  past  trends  and  show 
industry  thriving  in  about  1 ,000  acres  of  industrial  land 
available  to  them.  This  economic  resurgence  depends 
on  the  availability  of  space  for  economic  activities, 
including  the  PDR  sectors,  as  well  as  on  the  availability 
of  space  for  housing. 
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PDR  Activities 


In  the  1970s  and  1980s,  the 
bulk  of  the  larger 
manufacturing  and  distribution 
businesses  left  San  Francisco 
as  suburban  locations  proved 
more  attractive  and  affordable. 
A core  of  PDR  activities, 
however,  has  and  is  projected 
to  remain  in  San  Francisco. 
They  are  likely  to  remain  in 
the  city  over  the  long  term 
provided  they  can  retain  or 
find  the  appropriate  location 
and  building  types  that  satisfy 
their  functional  needs  and  rent- 

The  PDR  sectors  currently  provide  about  68,000  jobs, 
or  12  percent  of  San  Francisco’s  total  employment. 
They  primarily  serve  a San  Francisco  market  of 
residents,  workers,  other  businesses,  or  visitors,  and 
include  the  following  activities: 

• Food  and  beverage  wholesalers  and  distributors 
serving  grocery  stores,  restaurants,  hotels,  and 
special  events. 

• Fashion/garment  design  and  manufacture. 

• Delivery  services  (messengers,  airport  shuttle  vans, 
taxis,  limousines). 

• Event  production  and  catering  companies. 

• Building  material  suppliers. 

• Construction  contractors. 

• Wholesalers  and  retailers  of  furniture,  equipment, 
appliances,  and  furniture. 

• Printers,  designers,  and  photographers. 


^ ^ ^ ^ ^ ^ ^ ^ ^ ^ ^ ^ ^ ^ ^ 


Figure  2: 
Industrial  Jobs 


paying  abilities. 
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Figure  3:  Predominant  Types  of  PDR  Activities 
in  Subareas 
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• Multimedia  producers,  film  producers,  web-page 
and  graphic  designers,  and  sound-recording  firms. 

• Repair  shops  for  cars,  trucks,  equipment,  appliances 
and  furniture. 

• Business  and  home  repair  services. 

• Self  storage  and  moving  companies. 

• Manufacturers  of  specialty  fixtures,  displays, 
furniture,  custom  wood  and  metal  works. 

Figure  3:  Predominant  Types  of  PDR  Activities  by 
Subareas  on  Page  4 shows  the  general  location  of  these 
PDR  activities. 

Some  PDR  activities  locate  in  clusters;  or 
geographically  identifiable  concentrations  of  similar 
businesses.  PDR  clusters  can  be  found  in  areas 
extending  several  blocks,  and,  often,  in  larger  areas. 
They  can  contain  as  few  as  a dozen  or  as  many  as  150 
businesses,  and  up  to  thousands  of  employees. 
Businesses  find  that  such  proximity  to  one  another 
facilitates  the  exchange  of  information,  eases  access  to 
workers  with  specialized  skills,  and  generally 
encourages  stronger  ties  among  businesses.  Proximity 
also  makes  it  easier  to  share  resources,  technology,  and 
services.  Clusters  can  result  in  lower  operational  costs 
and  more  efficient  production.  One  example  of  a PDR 
cluster  is  the  area  known  as  Multimedia  Gulch,  centered 
on  South  Park.  Another  example  is  Showplace  Square, 
an  area  which  is  also  the  location  for  more  than  a third 
of  the  home  furnishing  and  showroom  businesses 
located  in  industrially-zoned  areas  (see  Figure  4:  PDR 
Business  Clusters  on  Page  6. 

Housing 

The  city’s  population  has  grown  by  over  60,000  people 
since  1990,  and  is  currently  estimated  at  about  790,000. 
There  are  approximately  310,000  households  in  San 
Francisco  with  an  average  size  of  2.4  persons.  Including 
group  quarters,  there  are  about  335,850  units.  Led  by  a 
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strong  economy,  the  remarkable  increase  of  60,000  in 
population  since  1990,  has  been  accommodated  in 
approximately  only  8,500  units  added  over  the  same 
period. 

San  Francisco  offers  the  most  intense  urban 
environment  in  the  region,  with  urban  amenities  and 
regional  attraction.  It  will  remain  a desirable  place  in 
which  to  live.  Largely  reflecting  the  aging  of  the  baby 
boom  generation,  the  most  dramatic  change  in  the 
population  will  be  the  more  than  doubling  of  the  50  to 
64-years  age  group  in  the  next  twenty  years.  An  older 
population  would  mean  more  households  with  fewer 
people  and  more  workers  per  household.  These  changes 
will  influence  housing  preferences  and  affect  the  types 
of  housing  and  neighborhoods  in  demand. 

Along  with  the  addition  of  93,000  net  new  jobs,  ABAC 
forecasts  a further  increase  in  population  of  7,500  by 
2020,  with  a population  peak  of  about  810,000  in  2010. 
The  net  new  housing  supply  needed  to  support  the  job 
growth  and  associated  population  growth  is 
approximately  23,000  units.  Given  the  current 
conditions  of  overcrowding,  a near-zero  vacancy  rate, 
and  extremely  high  rents  and  housing  costs,  this 
housing  production  would  reduce  the  average 
household  size  from  2.4  to  2.28  persons  by  2020.  This 
forecast  assumes  that  the  existing  jobs/housing  and 
commute  relationships  between  San  Francisco  and  the 
region  will  continue.  Most  San  Francisco  residents  will 
continue  to  work  in  the  city,  and  a large  number  of  San 
Francisco  jobs  will  be  held  by  people  residing  outside 
the  city. 


Supply  of  Land  for  Industry  and 
Housing 

Economic  growth  depends  on  the  supply  of  space 
appropriate  to  a business  activity’s  needs  and  ability  to 
pay  for  that  space.  The  health  of  San  Francisco’s 
economy  relies  on  the  availability  of  all  types  of  space: 
premium  high-rise  high-rent  downtown  office  space, 
new  development  with  large-floor-plates  for  flexible 
use,  renovated  industrial  warehouses,  minimally 
improved  warehouse  and  industrial  space,  and  open 
land  in  low-rent  locations. 
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San  Francisco  has  approximately  15,000  acres  of 
developed  or  developable  land.  Over  70  percent  of  this 
land  is  zoned  for  residential  use.  Approximately  8 
percent  is  in  moderate  density,  mixed-use  neighborhood 
commercial  zones,  and  only  6 percent  is  in  the  very 
high  density  downtown  commercial  zones  that  host 
more  than  half  the  city’s  total  jobs.  To  the  south  of 
downtown,  slightly  over  2,000  acres  of  land,  14  percent 
of  the  total,  are  zoned  industrial.  This  land 
accommodates  about  12  percent  of  the  city’s  business 
activity  and  almost  60  percent  of  PDR  activity.  The 
industrial  zones  constitute  the  only  land  resources  for 
low-cost  building  space  as  well  as  low-density 
development,  including  open  land,  which  are  essential 
for  PDR  businesses. 

Land  for  Industry 

This  industrially  zoned  land  has  been  in  transition  for 
many  years.  Over  the  last  decade,  the  city  has 
programmed  mixed-use  development  in  planned  areas 
in  industrially  zoned  land:  Mission  Bay,  South  Beach, 
Hunters  Point  Shipyard,  and  the  Transbay  Terminal 
area.  Both  new  construction  and  conversion  of  existing 
space  to  higher-rent  space  has  also  contributed  to  the 
reduction  of  industrial  space. 

The  industrial  waterfront  under  the  Port  of  San 
Francisco’s  jurisdiction  is  one  of  the  last  areas 
containing  large  amounts  of  underutilized  land  and 
vacant  building  space.  This  is  primarily  because  of  the 
restrictions  of  public  trust  regulations  that  govern  Port- 
owned  land,  which  make  it  unavailable  to  the  PDR 
market.  Consequently,  what  remains  of  the  industrially 
zoned  land  available  to  PDR  activities  is  a little  over 
1,000  acres  of  land,  or  7 percent  of  San  Francisco’s 
total  developed  or  developable  land.  Because  of  the 
PDR  growth,  linked  to  the  rest  of  the  growing 
economy,  little  of  this  land  or  building  space  is  obsolete 
or  underutilized.  See  Figure  5:  Industrially  Zoned  Land 
on  Page  9 

Land  for  Housing 

An  adequate  supply  of  housing  also  must  be  provided 
for  economic  growth.  To  accommodate  the  forecast 
growth  in  jobs  and  population,  ABAC  calculates  that 
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Figure  5:  Industrially  Zoned  Land 
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23.600  new  units  will  be  needed  between  the  year  2000 
and  2020. 

In  the  city’s  major  area  plans,  which  include  Mission 
Bay  and  Transbay,  land  is  allocated  for  approximately 

10.600  units.  Additionally,  under  current  zoning,  there 
are  more  than  4,000  units  in  the  pipeline  of  major 
projects  in  high  density  towers  in  and  around  downtown 
and  in  smaller  projects  under  review. 

In  the  transit-served  neighborhoods  east  of  Divisadero 
Street,  the  housing  potential  under  current  zoning  is 
over  50,000  units.  In  the  western  portion  of  the  city,  the 
potential  is  estimated  at  7,000  units.  Finally,  under 
current  zoning,  the  potential  supply  of  live-work  or  loft- 
housing in  industrially  zoned  areas  is  estimated  to  be 
more  than  21,000  units.  Hence,  our  analysis  indicates 
that  under  current  zoning,  there  is  a housing  potential 
for  up  to  approximately  80,000  units,  over  half  of 
which  would  be  on  vacant  or  nearly  vacant  sites  (see 
Methodology,  Housing  Potential  Citywide,  Page  30). 


Competition  for  Industrial  Land 

The  supply  of  land  in  San  Francisco  is  constrained. 
Given  the  strong  economy  and  the  forecasts  of  more 
jobs  and  population,  the 
competition  for  land  is  intense, 
especially  in  industrially  zoned 
areas,  which  allow  multiple  uses. 

Since  the  reversal  of  the  PDR 
sector’s  decline  in  the  City,  PDR 
has  thrived  in  the  1,000  acres  of 
land  that  remains  outside  of  Port 
jurisdiction. 

On  the  other  hand,  the  growing 
population  has  created  a thriving 
market  for  housing  construction  in 
the  form  of  live-work  projects. 

Since  current  land  use  regulations 
in  industrial  land  also  allow 
higher-rent  paying  housing  and  commercial  uses,  the 
development  of  live-work  and  loft  housing  projects  has 
become  increasingly  popular,  feasible,  and  profitable. 
They  are  easier  to  build  than  residential  development  in 


Figure  6:  Live-Work  and  Loft  Sales  Transactions 
1990  to  1999 
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established  neighborhoods  and  command  an  extremely 
high  value  in  a very  tight  regional  housing  market. 


In  the  last  eight  years,  some  1 14  projects  introduced 
over  1,400  live/work  units  to  the  market.  Table  1 shows 


Year 

No.  of  Live- 
Work  Projects 
Completed 

No.  of  Units 
Completed 

Average  Sale 
Price 

(Per  Bldg.  SF) 

1990 

3 

129 

$ 193 

1991 

2 

12 

$202 

1992 

7 

77 

$215 

1993 

8 

102 

$210 

1994 

9 

53 

$217 

1995 

15 

265 

$222 

1996 

20 

205 

$245 

1997 

27 

302 

$257 

1998 

23 

281 

$306 

Total 

114 

1,426 

an  increase  in  live/work 
development  beginning  in  1995. 
The  strong  demand  for  this  type 
of  housing  is  evidenced  in  rising 
sales  prices.  From  1990  through 
1998,  the  average  sales  price  per 
building  square  footage  increased 
by  59  percent.  A survey  of 
current  live/work  space  listings 
indicates  a sales  price  average  of 
$336  per  square  foot. 


Table  1:  Live-Work  and  Loft  Inventory 
and  Average  Sale  Price,  1990  to  1998 


Approved 

Filed 

Area 

No.  of 
Projects 

No.  of  Units 

No.  of 
Projects 

No.  of 
Units 

South  of 
Market 

31 

384 

30 

818 

Northeast 

Mission 

15 

353 

11 

250 

Central 

Waterfront 

5 

110 

10 

312 

South 

Bayshore 

3 

56 

Rest  of  City 

9 

115 

8 

98 

Totals 

60 

962 

62 

1,534 

Table  2:  Live-Work  and  Loft  Approved  and  Filed, 
By  District,  1998 


About  82  percent  of  all  live/work 
units  produced  in  the  last  eight 
years  have  been  in  industrial 
zones.  Of  these,  over  925 
live/work  units  or  65  percent, 
were  constructed  in  the  South  of 
Market  area.  The  table  below 
shows  that  85  percent  of 
approved  projects  will  also  be 
industrial  lands.  Over  half  of  the 
new  live/work  units  will  be  in  the 
South  of  Market  area.  Building 
permit  applications  filed  for 
live/work  units  have  also 
increased,  with  industrial  lands 
accounting  for  93  percent  of  all 
planned  units.  The  62  projects 
awaiting  approval  propose  a total 
of  1,534  live/work  units,  over 
half  of  these  to  be  sited  in  the 
South  of  Market  area.  See  Figure 
7:  Existing  Conditions  on  Page 
12. 
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Figure  7:  Existing  Conditions 
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However,  if  live-work  development  in  industrial 
districts  continues  at  the  pace  established  in  recent 
years,  increasing  land  use  conflicts  would  become 
inevitable  between  new  higher-end  housing  and 
existing  businesses  that  expect  to  operate  in  an 
environment  more  tolerant  of  the  hubbub  of  industry. 
Moreover,  property  values  would  continue  to  increase, 
and  most  PDR  businesses  would  have  to  look  for  more 
affordable  locations. 

Consequently,  as  was  the  case  in  the  mid-1980s  with 
office  encroachment  in  the  South  of  Market,  the  low- 
rent  supply  of  land  and  space  in  the  existing  inventory 
in  industrial  zones  is  in  jeopardy.  If  property  owners 
can  attract  higher-rent  paying  uses,  such  as  with 
housing  under  current  conditions,  they  market  their 
properties  accordingly.  In  the  process,  the  many 
existing  uses  that  cannot  afford  the  new  rent  structure 
must  look  for  alternative  and  more  affordable  locations. 

There  are  not  many  options  for  the  PDR  activities 
currently  located  in  San  Francisco’s  industrial  districts. 
The  vacancy  rate  in  space  suitable  for  PDR  is  currently 
reported  by  the  commercial  real  estate  firm  Trammell 
Crow  at  less  than  2.5  percent  from  direct  vacancy  and 
2.4  percent  from  sublease  space.  This  is  a very  low 
vacancy  rate  for  industrial  space.  High  occupancy  of 
the  existing  inventory  of  space  impairs  the  ability  of 
businesses  to  relocate. 

Hausrath  Economics  Group,  consultants  to  the  San 
Francisco  Planning  Department,  estimated  that  as  many 
as  13,000  to  27,000  PDR  jobs  could  be  at  stake  if  high- 
end  uses  such  as  live-work  continue  to  encroach  on  the 
remaining  industrially  zoned  land.  This  represents 
about  20  percent  to  40  percent  of  the  PDR  job  base  in 
the  city.  Secondary  impacts  of  the  dislocation  of  PDR 
activity  would  be  higher  costs  of  doing  business  (passed 
along  to  business  and  residential  customers),  slower 
economic  growth  because  of  multiplier  effects  of  the 
PDR  job  loss,  and  loss  of  low-skill,  relatively  high- 
paying,  stable  jobs  for  San  Francisco’s  diverse 
population. 
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Options  for  Locating  Industrial  Jobs  and 
Housing 

Under  conditions  of  strong  economic  growth  and 
current  regulations,  live-work  and  loft  housing  projects 
have  rapidly  proliferated  in  the  city’s  industrially  zoned 
land.  However,  this  housing  is  imposing  costs  on  the 
fragile  but  important  PDR  sector,  and  these  costs  have 
consequences  for  the  larger  socioeconomic  well-being 
of  the  city. 

The  much  sought  after  housing  is  being  built  by  the 
market  but  in  industrially  zoned  areas,  which  perhaps  is 
not  the  best  location  for  it.  Should  this  housing  be 
allowed  to  continue,  or  should  it  be  directed  elsewhere, 
perhaps  to  a better  location,  at  the  risk  of  making  it 
difficult  to  build? 

Overall,  San  Francisco’s  future  housing  supply 
potential  under  current  zoning  is  more  than  adequate  to 
accommodate  the  jobs  and  household  growth  forecast 
for  the  city.  The  large  housing  potential  also  shows  that 
the  capacity  exists  to  expand  production,  accommodate 
more  households  than  projected,  and  provide  more 
choices  for  both  new  and  existing  households. 

However,  it  is  not  necessarily  easy  to  realize  this 
potential. 

The  forecast  need  for  23,000  units  over  the  next  20 
years  should  not  be  confused  with  the  need  for  housing 
in  San  Francisco.  This  housing  production  will  only 
accommodate  the  job  growth  and  associated  household 
growth  forecast  for  the  future.  The  need  for  housing, 
however,  is  addressed  in  the  General  Plan  by  analyzing 
existing  housing  and  matching  it  with  household 
characteristics  of  different  population  groups.  For 
example,  need  often  refers  to  special  populations  such 
as  the  elderly,  homeless,  low-income,  or  disabled.  It 
may  refer  to  the  need  for  reducing  commuting  and 
advancing  environmental  commitments.  It  may  even 
refer  to  the  supply  of  housing  so  that  market  prices  can 
be  influenced,  in  the  short  term,  by  targeted  vacancy 
rates. 

It  is  commonly  acknowledged  that  there  is  a huge  need 
for  housing  when  San  Francisco’s  housing  stock 
characteristics  are  compared  to  the  needs  of  the 
population  it  has  to  house.  However,  meeting  housing 
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need  is  a function  of  a community’s  desire  to  influence 
its  quality  of  life  and  regional  role.  The  ability  to  satisfy 
such  needs  depends  largely  on  public  resolve  and  the 
availability  of  resources.  While  there  is  more  than 
adequate  potential  space  in  the  city  to  locate  housing 
outside  of  industrially  zoned  areas,  the  supply  of 
potential  space  is  not  necessarily  housing  built. 
Traditionally,  the  production  of  housing  in  San 
Francisco  is  ultimately  constrained  by  community 
desires  and  not  by  the  supply  potential. 

To  understand  better  the  implications  of  different 
options  for  guiding  housing  and  industrial  growth  in  the 
city,  the  following  section  describes  four  possible 
configurations  of  industrial  protection  zones  and  mixed- 
use  areas  within  the  city’s  supply  of  industrially  zoned 
land.  The  four  options  are  described  and  analyzed  in  a 
consistent  manner  so  that  they  can  be  easily  compared. 

To  focus  the  discussion  on  industrial  areas  where  the 
land  use  conflict  between  housing  and  PDR  is  evident, 
the  options  have  excluded  industrial  land  south  of  the 
existing  industrial  protection  zones  where  these 
conflicts  are  not  evident.  It  should  be  pointed  out, 
however,  that  if  alternatives  are  considered  that  restrict 
market  forces  in  the  rest  of  the  industrial  areas,  these 
same  market  forces  might  leapfrog  in  the  future  to  this 
remaining  unrestricted  industrial  zone.  If  that  happens, 
similar  restrictions  would  have  to  be  considered. 
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Zoning  Proposal 

The  approach  to  the  analysis  that  follows  is  based  upon 
the  assumption  that  interim  zoning  controls  would  be 
adopted  by  the  city  with  the  general  intent  of 
establishing  new  controls  for  industrially  zoned  land 
and  of  reconfiguring  the  existing  industrial  protection 
zones  (IPZs).  The  conceptual  framework  of  such 
interim  zoning  controls  is  first  described.  Following 
that,  the  report  presents  a spectrum  of  options  for 
consideration.  Finally,  the  criteria  and  objectives  used 
to  develop  the  options  are  described. 

Zoning  Controls 

The  city’s  General  Plan,  and  the  Planning  Code  that 
implements  it,  guide,  control,  and  regulate  the  orderly 
and  beneficial  use  of  land.  Interim  zoning  controls 
allow  the  city  to  take  immediate  action  and  avoid 
conflicts  with  longer-term  policy  changes  under 
consideration. 

It  is  proposed  that  portions  of  the  city’s  supply  of 
industrially  zoned  land  would  be  designated  as  IPZs. 
The  remainder  would  be  classified  as  an  industrially 
zoned  mixed-use  area.  Interim  zoning  controls  for  those 
two  subareas  would  be  established  as  follows; 

Zoning  Controls  Within  the  New  IPZ 

• New  housing  (dwellings,  group  housing,  hotel  and 
live-work)  would  not  be  permitted. 

• New  housing  on  lots  within  the  IPZ  but  abutting  a 
property  outside  of  the  IPZ  would  require 
Conditional  Use  authorization  and  be  subject  to 
affordability  policy  provisions. 

• Demolition  of  industrial  building  space  would 
require  Conditional  Use  authorization. 

• Discretionary  Review  policy  would  be  mandatory 
for  all  pipeline  live-work  and  housing  applications. 

• Policy  statements  would  prioritize  PDR  activity 
over  housing. 
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Zoning  Controls  Within  the  Mixed-use  Area 

• New  live-work  would  be  a principal  permitted  use. 

• New  live-work  on  lots  within  the  mixed-use  area 
but  abutting  a property  within  the  new  IPZ  would 
require  Conditional  Use  authorization. 

• Policy  statements  would  encourage  maximum 
allowable  housing  density. 

• Policy  statements  would  discourage  PDR  uses  with 
high  levels  of  nighttime  or  trucking  activity  or 
noise. 

Spectrum  of  Options 

Four  options  have  been  developed  for  analysis.  The 
area  for  which  the  options  are  proposed  consists  only  of 
the  city's  industrially  zoned  lands,  excluding  the 
portions  already  programmed  for  use  (Mission  Bay, 
Transbay),  Port  lands,  and  the  southernmost  portions  of 
the  South  Bayshore.  The  four  options  vary  in  terms  of 
the  amount  of  land  that  would  be  devoted  to  industrial 
protection,  the  location  of  those  industrial  protection 
areas,  and  the  amount  of  land  in  mixed-use  areas  where 
housing  would  be  permitted  and  encouraged.  They  are 
presented  along  a spectrum  from  Option  A,  where 
industrial  protection  would  be  less  and  housing 
potential  would  be  greater,  to  Option  D,  where 
industrial  protection  would  be  greater  and  housing 
potential  would  be  less.  See  Figure  9:  Spectrum  of 
Options  on  Page  19. 

Criteria  and  Objectives  for  Options 

The  four  options  were  drawn  based  on  five  specific 
criteria:  protect  PDR  jobs  and  businesses,  preserve  PDR 
space,  preserve  PDR  clusters,  allow  new  housing 
around  current  live-work  projects,  and  encourage  new 
housing  in  transit-served  areas.  With  respect  to  these 
five  criteria,  the  objectives  that  are  sought  vary 
according  to  the  spectrum  of  options,  ranging  from 
more  housing  allocation  in  Option  A to  more  PDR  job 
protection  in  Option  D. 
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The  description  of  criteria  and  objectives  for  each 
option  is  summarized  in  the  table  below. 


Option  A 

Option  B 

Option  C 

Option  D 

Protect  PDR 
Jobs  and 
Businesses 

Protect  Jobs  and 
businesses  within 
selected  clusters. 

Protect  jobs  and 
businesses  primarily  in 
the  NEMIZ  and  South 
Bay  shore 

Protect  areas  with  high 
concentration  of  jobs 
and  businesses. 

Protect  most  jobs 
and  businesses. 

Preserve  PDR 
Space 

Preserve  large  floor 
plates  and  warehouse 
space. 

Preserve  large  floor 
plate,  warehouse,  and 
some  multi-story 
buildings. 

Preserve  diversity  of 
PDR  space. 

Preserve  most  PDR 
space  except  some 
mixed-use 
buildings. 

Preserve  PDR 
Clusters 

Preserve  entire 
showroom  and  food 
distribution  clusters. 

Preserve  entire 
showroom  cluster; 
partially  preserve  food 
processing  and 
distribution,  trucking, 
and  furniture  clusters. 

Preserve  entire 
showroom,  multimedia, 
catering,  food 
processing,  printing 
and  trucking  clusters. 
Partially  preserve 
garment  cluster. 

Preserve  all  clusters. 

Allow  New 
Housing 
Around 
Current  Live- 
work  Projects 

Allow  new  housing  in 
most  areas  where 
applications  are 
concentrated. 

Allow  new  housing  in 
selected  areas  where 
applications  are 
concentrated. 

Allow  new  housing 
where  high 
concentration  of 
applications  do  not 
conflict  with  PDR  jobs. 

Allow  new  housing 
in  areas  where 
applications  are 
next  to  existing 
concentrations  of 
housing. 

Encourag  New 
Housing  in 
Transit-Served 
Areas 

Encourage  housing  in 
new  areas  farther  from 
transit.  Reduce  housing 
demand  in  other  areas. 

Encourage  housing  in 
areas  next  to 
downtown,  waterfront, 
and  with  transit  access. 

Encourage  housing  at 
periphery  of  industrial 
land  with  transit  access 
and  in  close  proximity 
to  residential 
neighborhoods. 

Encourage  new 
housing  in  areas 
next  to  major  transit 
nodes  and  with  high 
concentrations  of 
existing  housing. 

Notes: 


PDR  includes  jobs  and  businesses  involved  in  production,  distribution,  and  repair  activities  such  as  garment 

manufacturing,  film  production,  produce  markets,  express  mail,  auto  repair,  shuttle  buses,  and  the  like  (see  Issues, 
Page  3. 

PDR  space  is  primarily  characterized  by,  but  not  limited  to,  large  building  structures  with  high  ceilings,  loading  platforms, 
small  office  space,  and  low  rental  rates.  PDR  space  also  includes  open  space  for  parking,  storage  of  equipment,  and 
operation  of  heavy  equipment.  This  type  of  space  is  only  available  within  the  industrially  zoned  land  (see  Issues,  page 
3. 

PDR  clusters  are  discussed  in  Issues,  Page  5. 

Live-work  projects  include  applications  filed  with  the  Planning  Department  but  not  built  by  March  1999.  Applications  may 
be  under  review  or  approved  (see  Issues,  Pages  10  and  1 1 for  numbers  of  projects  and  numbers  of  units,  as  well  as 
Page  12  for  general  locations). 

Transit-served  areas  are  those  in  proximity  to  transit  corridors  or  nodes;  with  existing  concentration  of  housing  or 
businesses,  or  both;  having  strong  access  to  downtown  and  other  job  centers;  with  availability  of  neighborhood 
services  and  retail;  and  having  amenities  such  as  parks  and  open  space,  the  waterfront,  and  views. 

Table  3:  Criteria  and  Objectives  for  Options 
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Options  for  Industrial  Protection  Zones  and  Mixed-Use 

Areas 


More  Housing 

◄ 


More  PDR 

► 


Option  A 


Option  C 


Option  D 


Figure  8:  Spectrum  of  Options 
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Option  A 

Option  A would  reconfigure  BPZs  to  cover 
primarily  Showplace  Square  and  its 
immediate  surroundings,  as 
well  as  the  produce  market 
and  construction  companies 
in  the  area  south  of  Cesar 
Chavez  Street.  Housing 
opportunity  areas  would  be 
created  in  mixed-use  areas 
covering  most  of  the  Central 
Waterfront  and  South  of 
Market  districts,  the  western 
portion  of  the  NEMIZ,  and  the  area  around 
the  Third  Street  Corridor  in  South  Bayshore. 
The  South  of  Market  area  could  be 
developed  for  both  housing  and  high- 
technology  office  headquarters. 

Analysis.  The  small  size  of  new  IPZs  in 


Option  A would  result  in  relocation  of  most 
PDR  activity  out  of  San  Francisco.  These 

new  IPZs  would  leave  about  56 
percent  of  the  industrial  land 
for  mixed-use  development, 
with  a potential  for  building 
about  20,700  housing  units.  Of 
that  housing  potential,  it  is 
expected  that  about  half,  or 
10,400  units,  might  actually  be 
developed  by  the  year  2020. 
The  development  of  housing 
and  mixed-use  projects  would  likely 
displace  about  14,600  jobs,  directly  and 
indirectly.  PDR  clusters  most  likely  to  be 
affected  would  be  garment,  printing  and 
photography,  furniture  manufacturing,  and 
shipping,  handling,  and  trucking. 


2000-2020  Forecast 
(Net  Gain) 

• Population:  7,500 

• Jobs:  93,000 

• Housing  Units:  23,600 
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□ Option  A 

24,900 

20,300 

19,400 

6,300 

9,500 

20,700 

78,900 

10,400 

2,600 

14,600 

7,100 

■ Current  IPZs 

52,700 

21,600 

10,200 

8,100 

7,700 

13,700 

5,800 

Note:  See  Methodology  beginning  on  Page  29  for  a description  of  terms  in  this  table. 

Figure  9:  Summary  of  Option  A 
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SOMA 

WL 

Mixed  Use 

Land  Area 

(sqft) 

2,328,800 

14,649,700 

PDR  jobs 

1,200 

11,800 

PDR  Space 

(sqft) 

669,600 

5,341,700 

Housing  Potential  (units) 

10,800 

Major  Public  Facilities 
New  Industrial  Protection  Zone 
New  Mixed-Use  Area 


NEMIZ 

WL 

Mixed  Use 

Land  Area 

(sqft) 

4,953,200 

6,865,500 

PDR  jobs 

5,400 

3,800 

PDR  Space 

(sqft) 

2,092,000 

1,951,600 

Housing  Potential  (units) 

4,200 

Central  Waterfront 

n>z 

Mixed  Use 

Land  Area 

(sqft) 

2,067,800 

7,221,600 

PDR  jobs 

1,500 

2,800 

PDR  Space 

(sqft) 

432,400 

1,303,900 

Housing  Potential  (units) 

3,300 

South  Bayshore 

IPZ 

Mixed  Use 

Land  Area 

(sqft) 

15,566,600 

3,071,600 

PDR  jobs 

12,300 

1,100 

PDR  Space 

(sqft) 

3,116,700 

894,300 

Housing  Potential  (units) 

2,500 

Figure  10:  Option  A 
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Option  B 

Option  B would  reconfigure  IPZs  to 
include  Showplace  Square  and  its 
immediate  surroundings, 
the  corridor  between 
Shotwell  and  Harrison 
streets  and  the  western 
portion  of  the  NEMIZ,  the 
southern  portion  of  the 
Central  Waterfront,  and  the 
northern  portion  of  the 
South  Bayshore.  Housing 
opportunity  areas  would  be  created  in 
the  mixed-use  areas  that  cover  two- 
thirds  of  the  Central  Waterfront,  three- 
fourths  of  the  South  of  Market  districts, 
and  one-third  of  the  NEMIZ.  The  eastern 
portion  of  the  South  of  Market  area 
could  be  developed  for  both  housing  and 
high  technology  office  headquarters. 

Analysis.  The  new  IPZ  in  Option  B 
would  result  in  the  protection  of  a few 


2000-2020  Forecast 
(Net  Gain) 


Population:  7,500 
Jobs:  93,000 
Housing  Units:  23,600 


more  clusters  than  in  Option  A in  the 
PDR  sector.  These  new  IPZ  would  leave 
about  41  percent  of  the 
industrial  land  for  mixed-use 
development,  with  a 
potential  for  building  about 
14,800  housing  units.  Of  that 
housing  potential,  it  is 
expected  that  about  60 
percent  of  the  total,  or  8,900 
units,  might  actually  be 
developed  by  the  year  2020.  The 
development  of  that  housing  and  mixed- 
use  projects  would  likely  displace  about 
10,000  jobs,  directly  and  indirectly.  This 
displacement  would  affect  garment, 
printing  and  photography,  multimedia, 
and  shipping,  handling,  and  trucking 
sectors. 
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7,000 
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18,200 
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Note:  See  Methodology  beginning  on  Page  29  for  a description  of  terms  in  this  table. 

Figure  11:  Summary  of  Option  B 
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SOMA 

IPZ 

Mixed  Use 

Land  Area 

(sqft) 

3,801,500 

13,177,000 

PDR  jobs 

3,400 

9,600 

PDR  Space 

(sqft) 

1,495,600 

4,515,700 

Housing  Potential  (units) 

9,800 

I I Major  Public  Facilities 
■I  New  Industrial  Protection  Zone 
New  Mixed-Use  Area 
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Central  Waterfront 

IPZ 

Mixed  Use 

Land  Area 

(sqft) 

2,892,100 

6.397.400 

PDR  jobs 

1,900 

2.400 

J 

PDR  Space 

■ -s 

(sqft) 

600,800 

1,135.500 

1 

Housing  Potential  (units) 

2.500 

South  Bay  shore 
IPZ  Mixed  Use 

Land  Area 
(sqft) 

18,638,200 

0 

PDR  jobs 

13,300 

0 

PDR  Space 
(sqft) 

4,011,000 

0 

Housing  Potential  (units) 

0 

Figure  12:  Option  B 
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Option  C 

Option  C would  reconfigure  the  IPZs  to 
include  Showplace  Square  and  its 
immediate  surroundings; 
the  garment,  food 
processing,  and  home 
furnishing  clusters  and  the 
western  portion  of  the 
NEMIZ;  the  eastern 
portion  of  the  Central 
Waterfront;  and  the 
northern  portion  of  the 
South  Bayshore.  Housing  opportunity 
areas  would  be  created  in  the  mixed-use 
areas  that  cover  40  percent  of  the  Central 
Waterfront,  almost  half  of  South  of 
Market,  and  one-fourth  of  NEMIZ. 

Analysis.  The  new  IPZs  in  Option  C 
would  result  in  a smaller  loss  of  PDR 


activity  than  in  Option  B.  These  new 
industrial  protection  zones  leave  about 
25  percent  of  the  industrial 
land  for  mixed-use 
development  with  a potential 
for  building  about  8,000 
housing  units.  Of  that 
housing  potential,  it  is 
expected  that  about  75 
percent  of  the  total,  or  6,000 
units  might  actually  be 
developed  by  the  year  2020.  The 
development  of  that  housing  and  mixed- 
use  projects  would  likely  displace  about 
5,200  jobs,  directly  and  indirectly.  This 
displacement  would  primarily  affect  the 
garment  and  food  processing  sectors. 


2000-2020  Forecast 
(Net  Gain) 

• Population:  7,500 

• Jobs:  93,000 

• Housing  Units:  23,600 
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Note:  See  Methodology  beginning  on  Page  29  for  a description  of  terms  in  this  table. 

Figure  13:  Summary  of  Option  C 
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Figure  14:  Option  C 
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Option  D 


Option  D would  reconfigure  the  IPZs  to 
protect  most  of  the  current  industrial 
land.  Housing  opportunity 
areas  would  be  created  in 
small  mixed-use  areas 
around  6th  Street,  on  the 
western  border  of  the 
NEMIZ,  and  on  the  eastern 
portion  of  the  Central 
Waterfront. 

Analysis.  The  new  IPZs  in  Option  D 
would  result  in  a very  small  loss  of  PDR 
activity.  These  new  IPZs  leave  about  10 
percent  of  the  industrial  land  for  mixed- 


use  development  with  a potential  for 
building  about  3,700  housing  units.  Due 
to  strong  market  pressures 
and  the  small  housing 
potential  in  the  industrial 
land,  all  3,700  units  might 
actually  be  developed  by  the 
year  2020.  The  development 
of  that  housing  and  mixed- 
use  projects  would  likely 
displace  about  2000  jobs, 
directly  and  indirectly.  This 
displacement  would  not  affect  any  PDR 


2000-2020  Forecast 
(Net  Gain) 

• Population:  7,500 

• Jobs:  93,000 

• Housing  Units:  23,600 
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Note:  See  Methodology  beginning  on  Page  29  for  a description  of  terms  in  this  table. 


Figure  15:  Summary  of  Option  D 
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Figure  16:  Option  D 
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Comparison  of  Options 

Option  A would  provide  the  largest 
allocation  of  housing  units  in  industrial 
land  resulting  in  the  largest 
number  of  PDR  jobs  lost. 

On  the  opposite  end  of  the 
spectrum,  Option  D would 
result  in  a very  small 
allocation  of  housing  units 
in  industrial  land  with 
minimum  PDR  job 
displacement.  Options  B 
and  C attempt  to  provide  some  balance 
between  the  preservation  of  PDR  jobs 
and  production  of  housing  in  industrial 
land.  Option  B has  cleaner  and  more 
regular  boundaries,  while  Option  C 
reflects  a more-detailed 


acknowledgement  of  what  exists  on  the 
ground. 

Option  A would  result  in  a 
decline  of  14,600  PDR  jobs, 
while  Option  D would  result 
in  a decline  of  2,000  PDR 
jobs.  In  between  these  two, 
Option  B and  Option  C 
would  lead  to  a loss  of 
10,000  and  5,200, 
respectively.  Conversely,  the 
housing  allocation  in  the  new  mixed-use 
areas  would  be  the  highest  in  Option  A 
with  10,400  units,  and  the  lowest  in 
Option  D with  3,700.  Option  B and  C 
would  result  in  a housing  allocation  of 
8,900  and  6,000  respectively. 


2000-2020  Forecast 
(Net  Gain) 

• Population:  7,500 

• Jobs:  93,000 

• Housing  Units:  23,600 
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Note:  See  Methodology  beginning  on  Page  29  for  a description  of  terms  in  this  table. 

Figure  17:  Comparison  of  Options 


Page  28 


Options  For  Industrial  Protection  Zones 
Citywide  Land  Use  Study 


Methodology  for  Analyzing  Options 

This  methodology  is  to  be  used  in  conjunction  with  the 
Summary  of  Options  and  Comparison  of  Options 
tables,  above.  For  each  of  the  column  entries  in  the 
tables,  the  methodology  explains  how  the  results  shown 
in  the  tables  w'ere  obtained. 

Land  Area  in  the  IPZ 

Within  the  IPZ  area,  the  land  area  is  the  sum  of  the 
gross  square  feet  of  lot  area  within  lots  zoned  for 
private  development.  Area  devoted  to  streets  and 
sidewalks,  and  area  within  lots  zoned  for  public  use,  are 
not  included.  [Source:  Office  of  the  Assessor  and  San 
Francisco  Planning  Department.] 

PDR  Jobs  in  the  IPZ 

Within  the  new  IPZ  area,  the  number  of  PDR  jobs  is  the 
sum  of  the  total  number  of  employees  in  1998,  as 
reported  by  all  PDR  businesses  in  operation  during  that 
year.  For  the  current  IPZs,  totals  exclude  areas  covering 
Mission  Bay  and  Port  properties,  as  those  areas  are 
programmed  for  other  use.  [Source:  San  Francisco 
Planning  Department,  Dun  and  Bradstreet,  Tax 
Collector.] 

PDR  Jobs  in  the  Mixed-Use  Area 

Within  the  mixed-use  area,  the  number  of  PDR  jobs  is 
the  sum  of  the  total  number  of  employees  in  1998,  as 
reported  by  all  PDR  businesses  in  operation  during  that 
year.  [Source:  San  Francisco  Planning  Department., 
Dun  and  Bradstreet,  Tax  Collector.] 

PDR  Space  in  the  IPZ 

Within  the  new  IPZ  area,  PDR  space  is  the  gross  square 
footage  of  building  space  occupied  by  PDR  businesses 
in  1998,  as  reported  by  all  PDR  businesses  in  operation 
during  that  year.  For  the  current  IPZs,  totals  exclude 
areas  covering  Mission  Bay  and  Port  properties,  as 
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those  areas  are  programmed  for  other  use.  [Source:  San 
Francisco  Planning  Department,  Dun  and  Bradstreet.] 

PDR  Space  in  the  Mixed-Use  Area 

Within  the  mixed-use  area,  PDR  space  is  the  gross 
square  footage  of  building  space  occupied  by  PDR 
businesses  in  1998,  as  reported  by  all  PDR  businesses 
in  operation  during  that  year.  [Source:  San  Francisco 
Planning  Department,  Dun  and  Bradstreet.] 

Housing  Potential 

The  housing  potential  is  the  theoretical  number  of  net 
new  housing  units  that  could  be  developed  on  softsites 
and  through  the  conversion  of  PDR  sites.  Softsites  are 
sites  that  have  not  been  developed  to  their  full  potential 
and  therefore  the  market  considers  them  feasible  for 
new  development. 

Housing  Potential  in  Mixed-Use  Areas 

Total  housing  potential  in  mixed-use  areas  is  calculated 
by  adding  the  net  new  units  from  softsites  and  PDR 
conversions. 

The  ratio  of  built  to  zoned  potential  that  would  make  a 
softsite  in  mixed-use  areas  varies  according  to  the 
building  type  and  quality  in  each  subarea.  In  the  South 
of  Market  area,  buildings  are  usually  of  a substantial 
quality.  There,  only  sites  developed  at  5 percent  or  less 
of  their  current  zoning  potential  were  considered 
softsites.  For  other  districts,  building  types  and  quality 
generally  are  less  substantial,  so  sites  developed  at  30 
percent  or  less  of  their  zoning  potential  were  considered 
softsites. 

For  the  purposes  of  calculating  PDR  conversion  to 
housing,  it  was  assumed  that  half  of  the  buildings  with 
PDR  activities  exclusive  of  softsites  and  some  large 
facilities  (e.g.  MUNI)  would  be  available  for 
conversion. 

Housing  Potential  Citywide 

Housing  potential  citywide  includes  the  housing 
potential  in  mixed-use  areas  and  in  non-industrially 
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zoned  land  in  the  rest  of  the  city.  Housing  potential  in 
mixed-use  areas  is  described  above.  Housing  potential 
in  non-industrially  zoned  land  was  calculated  by 
determining  the  housing  potential  only  on  softsites. 
These  softsites  include  lots  that  are  presently  developed 
at  30  percent  or  less  of  their  current  zoning  potential. 

Of  the  total  housing  potential  in  non-industrially  zoned 
lands,  7,000  units  were  identified  on  the  west  side  of 
the  city  and  50,000  on  the  east  side.  The  east/west 
dividing  line  is  roughly  Divisadero  Street.  The  housing 
potential  in  these  non-industrially  zoned  lands  is 
constant  for  all  options.  The  housing  potential  citywide 
does  not  include  the  housing  programmed  in  Mission 
Bay  and  Transbay. 

Housing  Allocation  in  Mixed-Use  Areas  and 
Rest  of  the  City 

Housing  allocation  is  our  distribution  of  the  23,600 
units  forecast  by  ABAC  in  programmed  areas  (e.g. 
Mission  Bay  and  Transbay),  mixed-use  areas,  and  in 
non-industrially  zoned  land  in  the  rest  of  the  city. 

There  are  10,600  units  already  allocated  in  the 
programmed  areas.  The  remaining  13,000  units  are 
allocated  between  the  mixed-use  areas  and  the  non- 
industrially  zoned  land  in  the  rest  of  the  city. 

It  was  assumed  that  the  housing  produced  in  mixed-use 
areas  would  be  in  direct  proportion  to  the  housing 
potential.  The  allocation  by  options  was  calculated 
accordingly.  While  Option  A could  accommodate  all 
13,000  units  in  mixed-use  areas,  it  is  likely  that  some 
housing  would  be  produced  in  the  rest  of  the  city.  It 
was  assumed  that  at  least  20  percent  would  be  built  in 
the  non-industrially  zoned  lands  in  the  rest  of  the  city. 
At  the  other  extreme.  Option  D could  only 
accommodate  3,700  units  because  its  housing  potential 
would  be  exhausted.  Therefore,  the  remaining 
production  would  occur  in  the  rest  of  the  city.  Along 
the  same  lines,  it  is  assumed  that  Options  B and  C 
would  result  in  the  allocation  of  30  and  50  percent  of 
the  total  housing  units  in  the  rest  of  the  city 
respectively. 
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PDR  Jobs  Lost 

PDR  jobs  lost  corresponds  to  the  housing  allocation  in 
the  mixed-use  area.  The  housing  allocation  in  the 
mixed-use  area  was  assumed  to  be  developed 
throughout  the  area,  including  development  on  half  of 
the  sites  currently  occupied  by  PDR  activity.  This 
would  directly  displace  approximately  half  of  the 
existing  PDR  businesses  and  jobs  in  the  mixed-use 
area. 

In  addition  to  direct  displacement,  it  was  assumed  that 
indirect  displacement  of  PDR  businesses  would  result 
from  increased  land  values  and  rents  and  competition 
from  new  commercial  businesses  moving  into  the  area 
to  serve  the  new  resident  population.  While  much  of  the 
existing  PDR  space  in  the  mixed-use  area  would  be 
expected  to  be  lost  or  converted  by  the  year  2020,  some 
of  the  replacement  commercial  business  activity  could 
have  an  accessory  component  which  would  include  new 
PDR  jobs.  Given  this,  indirect  displacement  was 
assumed  to  impact  another  25  percent  of  current  PDR 
job  numbers. 

Hence,  up  to  75  percent  of  total  PDR  jobs  within  the 
mixed-use  area  is  assumed  to  be  the  number  of  PDR 
jobs  lost  as  a result  of  direct  and  indirect  displacement. 
This  compares  well  with  the  number  of  PDR  jobs  lost 
estimated  by  Hausrath  Economic  Group  using  a 
different  approach. 

PDR  Space  Lost 

PDR  space  lost  corresponds  to  housing  allocation  in  the 
mixed-use  and  to  the  PDR  jobs  lost  (see  the 
methodology,  above).  Half  of  the  existing  PDR  space  in 
the  mixed-use  area  is  assumed  to  be  lost  due  to  direct 
displacement;  and  25  percent  of  the  existing  PDR  space 
is  assumed  to  be  lost  due  to  indirect  displacement. 
Hence,  up  to  75  percent  of  total  PDR  space  within  the 
mixed-use  area  is  assumed  to  be  lost  as  a result  of  direct 
and  indirect  displacement. 
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Process  and  Next  Steps 

The  process  of  considering  options  for  industrial 
protection  zones  in  the  city  began  over  a year  ago  and 
resulted  in  the  current  IPZs.  From  this  point  forward, 
the  process  and  next  steps  envisioned  are  as  follows: 

City  Planning  Commission  Hearing 

The  City  Planning  Commission  would  hold  a hearing 
on  April  22,  1999  to  hear  and  consider  the  options 
presented  in  this  report  and  to  receive  public  comment 
on  those  options.  After  receiving  public  testimony,  the 
Commission  should  provide  the  Department  with  its 
comment  and  direction  on  the  following: 

1 . Which  option  or  combination  of  options  to  pursue. 

2.  What  changes,  if  any,  to  make  to  the  proposed 
zoning  controls. 

3.  When  the  controls  should  take  effect. 

The  Planning  Commission  should  initiate  its  intention 
to  adopt  interim  zoning  controls. 

Draft  Interim  Zoning  Controls 

The  City  Attorney’s  Office  would  draft  the  proposed 
interim  zoning  controls  text. 

Environmental  Review 

An  environmental  review  document  analyzing  the 
potential  environmental  effects  of  the  proposed  Interim 
Controls,  pursuant  to  CEQA,  would  be  completed. 

Adoption  of  Interim  Controls 

After  completion  of  the  draft  interim  zoning  controls 
text  and  the  required  CEQA  review,  hearings  would  be 
held  by  the  Planning  Commission  to  consider  whether 
to  adopt  the  interim  zoning  controls.  If  such  controls  are 
adopted  by  the  Planning  Commission,  they  would  be 
referred  to  the  Board  of  Supervisors.  Hearings  would  be 
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held  by  the  Board  of  Supervisors  to  consider  whether  to 
adopt  or  reject  the  interim  zoning  controls. 

Further  Study 

If  the  interim  zoning  controls  are  adopted,  the  Planning 
Department  staff  would  conduct  further  study  to 
determine  what  type  of  permanent  zoning  controls 
should  be  adopted  by  the  city. 

Permanent  Zoning  Controls  Process 

Process  similar  to  that  for  adoption  of  interim  zoning 
controls.  Hearings,  development  of  proposed  permanent 
controls  and  map,  environmental  review  and  hearings  to 
consider  adoption  of  permanent  controls. 
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